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Prepared August 21, 2003 (for the September 11, 2003 Commission meeting)  

TO:  Commissioners and Interested Parties 
 
FROM: Charles Lester, District Director 
 Diane Landry, District Manager 
 Jonathan Bishop, Coastal Analyst 
 
SUBJECT: SAN LUIS OBISPO COUNTY LOCAL COASTAL PROGRAM MAJOR AMENDMENT 

NO. 1-02.  For public hearing and Commission action at its meeting of September 10, 2003, to be 
held at the Eureka Inn, 518 Seventh Street, Eureka. 

 
Summary 
San Luis Obispo County is proposing to change its certified Local Coastal Program (LCP) to incorporate 
the Oceano Specific Plan (Plan) into the LCP Land Use Plan (LUP).  The Plan would provide additional 
LCP standards and land use direction within the Oceano planning area.  The planning area is defined by 
the Oceano Community Services District boundary (see Exhibit 1).  This Specific Plan has been 
developed to provide an overall framework for translating broad community values and expectations into 
specific strategies that will guide future development in Oceano.  It was created with a great deal of 
participation by community members and interested parties, and reflects a vision for Oceano that seeks to 
preserve its unique agricultural character, attractiveness as a small coastal town, and a destination for 
coastal recreation. 

Oceano is an unincorporated coastal community located in the southern portion of San Luis Obispo 
County.  Surrounded primarily by farm fields and the magnificent dune complex, Oceano is a small 
predominantly agricultural community.  Oceano is bisected by Highway One and is used by visitors as a 
vehicle portal to the popular Oceano Dunes State Vehicular Recreation Area (ODSRVA).  The Oceano 
area has developed over time with little in the way of a coordinating theme or design, and it generally 
lacks well-planned urban infrastructure (e.g., curbs, street benches, bike lanes, parking, etc.) that would 
help foster the area as a visitor-serving commercial draw.   
 
The Commission staff has been an on-going participant in the development and review of the Oceano 
Specific Plan, and throughout this process, has closely coordinated with County staff to identify and 
resolve the Coastal Act issues that have arisen.  These include ensuring that the plan: protects and 
enhances opportunities for visitors to enjoy Oceano by providing adequate public access to the beach; 
maintains the unique character and features of Oceano that make it a popular destination for coastal 
recreation; and incorporates standards that effectively protect coastal resources. 
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The County has been responsive to Commission staff concerns, and the submitted Specific Plan is 
generally consistent with Coastal Act objectives for maximizing coastal access and recreation 
opportunities, and to protect unique and valuable coastal resources.  The Plan presents unifying theme and 
design aesthetic, encourages new public access routes to the beach, calls for protection of the Oceano 
lagoon area, and promotes the Pier Avenue beach area for pedestrian level visitor-serving facilities.  This 
is accomplished by a series of guidelines, programs, and standards in Chapter 5 of the Plan directing that 
conceptual design plans be implemented, limits communitywide residential development densities, calls 
for improvement to public infrastructure, and emphasizes that commercial uses near the beach be visitor 
serving and/or recreational. 

In general, the Plan guides new development in Oceano towards a small-scale coastal community 
attractive to both the surrounding neighborhoods and visitors.  The Plan would help to further LCP and 
Coastal Act objectives for maximizing coastal access and providing appropriate upland support facilities 
directed toward all users.  However, some areas of the Plan need to be clarified and/or modified to 
achieve consistency with Coastal Act standards.  For example, technical clarifications regarding permit 
requirements, tables/charts, and the relationship of the Specific Plan to other LCP components are 
required to ensure internal consistency for the plan to function as intended.  In addition, concerns have 
been expressed that the concept drawing for the Pier Avenue gives a somewhat false impression about the 
spatial extent of dune habitat areas and thus overstates the potential for future development in these areas. 
The suggested modifications call for the deletion of that particular graphic.  Also, there is a need to clarify 
various sections of the Plan that discuss development in or adjacent to environmentally sensitive habitat 
areas (ESHA’s).  To be consistent with the Coastal Act, new development must be sited and designed to 
prevent impacts that would significantly degrade those areas.  The suggested modifications add clarifying 
language in a number of places to ensure that new development protects important ESHA areas consistent 
with LCP and Coastal Act standards.  Finally, the Plan raises concerns about the protection of agriculture.  
A few parcels contained within the planning area have the potential to be converted into something other 
than agriculture.  The suggested modification includes a new standard ensuring that conversion of 
agriculture to lower priority use under the Coastal Act is avoided. 

As so modified, Staff recommends that the Commission approve the LCP amendment 

 

 

 

 

Staff Report Contents page  



SLO Major LCPA 1-02 (Oceano Specific Plan) stfrpt 8.21.2003.doc 
Page 3  

California Coastal Commission 
 

Summary....................................................................................................................................................1 
I. Staff Recommendation.........................................................................................................................4 
II. Suggested Modifications .....................................................................................................................5 
III. Findings and Declarations .................................................................................................................13 

A. Standard of Review.....................................................................................................................13 
B. Proposed LCP Amendment..........................................................................................................13 
C. Coastal Act Consistency..............................................................................................................14 

1. Coastal Access and Recreation...............................................................................................15 
2. Marine Resources and Water Quality......................................................................................17 
3. Environmentally Sensitive Habitat Areas................................................................................19 
4. Agriculture ..............................................................................................................................21 

D. California Environmental Quality Act (CEQA)...........................................................................22 
 
EXHIBITS 
1. Oceano Planning Area 
2. Aerial Photo of Planning Area (Coastal) 
3. Board of Supervisors’ Resolution 
4. Oceano Urban Area Standards 
5. Oceano Specific Plan 
 
 
------------------------------------------------------------------------------------------------------------------------
------- 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

I. Staff Recommendation – Motions and Resolutions 
Staff recommends that the Commission, after public hearing, approve the proposed amendment only if 
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modified.  

1. Denial of Land Use Plan Major Amendment # 1-02 as Submitted  
 

MOTION I: 
“I move that the Commission approve Amendment No. 1-02 to the San 
Luis Obispo County Land Use Plan as submitted by the County.” 
 

Staff recommends a NO vote, which would deny the amendment as submitted and adopt the following 
resolution.  Only an affirmative (yes) vote on the motion by a majority of the appointed Commissioners 
can result in approval of the amendment as submitted. 
 

RESOLUTION I: 
The Commission hereby rejects Amendment No. 1-02 to the Land Use 
Plan of the San Luis Obispo County Local Coastal Program for the 
specific reasons discussed in the following findings, on the grounds that 
as submitted, the amendment does not meet the requirements of Chapter 3 
of the Coastal Act.  There are feasible alternatives available that would 
substantially lessen any significant adverse impact which approval of the 
amendment would have on the environment. 

2. Approval of Land Use Plan Major Amendment # 1-02 if Modified  
 

MOTION II: 
“I move that the Commission certify Amendment No. 1-02 to the San 
Luis Obispo County Land Use Plan if it is modified as suggested.” 
 

Staff recommends a YES vote.  An affirmative vote by a majority of the appointed Commissioners is 
required to pass the motion. 
 

RESOLUTION II: 
The Commission hereby certifies Amendment No. 1-02 to the Land Use 
Plan of the San Luis Obispo County Local Coastal Program for the 
specific reasons discussed in the following findings, on the grounds that 
as modified, the amendment and the Land Use Plan as thereby amended 
meets the requirements of Chapter 3 of the Coastal Act, and, approval of 
the amendment as modified will not cause significant adverse 
environmental effects for which feasible mitigation measures have not 
been employed consistent with the California Environmental Quality Act. 

II. Suggested Modifications 
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There are two primary components to this amendment: the Specific Plan itself, which will be incorporated into the 
Land Use Plan of the LCP; and the changes to the San Luis Bay Area Plan that reference and establish internal 
consistency with the Specific Plan.  Working with this format, the suggested modifications to the amendment 
submittal are divided into two parts.  Part A includes the suggested modifications to the Specific Plan, and Part B 
includes the suggested modifications to the proposed amendments to the San Luis Bay Area Plan.  In both cases, 
suggested deletions to the amendment submittal are shown by stikeouts and suggested additions to the submittal are 
shown by underlines. 
 
A. Suggested Modifications to the Specific Plan 
 

1. Suggested Modification to 3rd paragraph on page 1 (How the Plan will be Used): 
 

The specific plan is designed to provide county decision-makers with direction for improving 
the quality of the community, the infrastructure and the economy.  The plan will be used as a 
promotional tool, to acquaint potential developers with Oceano’s economic potential and the 
expectations of its residents.  The plan will also be used as a yardstick by Oceano residents, 
the County Planning Commission and the Board of Supervisors by which to measure the 
appropriateness of development proposals.  The specific plan is intended to be used in 
conjunction with the San Luis Bay Coastal Area Plan.  New development is subject to 
standards associated with Combining Designations included in the area plan. In the event of 
conflict between the provisions of the Specific Plan and the San Luis Bay Area Plan, the 
Specific Plan shall prevail.  
 
 

2. Suggested Modification to the fourth bullet on page 9 (Recreation): 
 
Three areas totaling 25 acres within Oceano are designated Recreation.  These are shown on 
the Land Use Map.  Parks included in these areas include: 

• Several trails are identified or proposed in the County Trails Plan that are in or near 
Oceano, including the Juan Bautista trail plan along Highway One, the Arroyo 
Grande Creek Trail, and one near the Oceano Lagoon. 

 
 

3. Suggested Modification to the 1st, 3rd, and 4th paragraphs on page 10 (Combining Designations):  
 
A combining designation serves as a regulatory “overlay” to the land uses allowed.  These are 
typically used to add additional protection for sensitive resources such as biology, 
archaeology or scenic vistas.  Oceano’s combining designations are discussed in the 
paragraphs below.  New development must comply with the standards associated with these 
combining designations.  A map Maps of the combining designations is are located in the 
appendix of this specific plan.  New development must comply with the sensitive habitat 
protection policies of the certified Local Coastal Program, based on the resources that exist 
on the ground, not as mapped.  This approach will maintain consistency with the method for 
applying LCP maps established by Section 23.01.041c(3) of the Coastal Zone Land Use 
Ordinance (CZLUO). 
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Sensitive Resource Area.  The Oceano lagoon is designated a Sensitive Resource Area.  It is 
a riparian habitat that supports fisheries, birds and other wildlife.  Other sensitive resource 
areas exist in Oceano (e.g. dune habitat near Pier Avenue and beach area, including wetland 
habitat in the vicinity of Palace Ave., Fountain Ave., and the Oceano Airport) and must be 
considered in new development proposals. 
 
 

4. Suggested Modification to item #22 on page 14: 
 
22.  Conservation of natural resources including, but not limited to, the dunes, creeks, 
lagoon, and air resources. 
 

 
5. Suggested Modification to third paragraph on page 17 (Public Improvements – Drainage): 

 
Since County standards do not address the retrofit aspect of construction, the community and 
the County may need to work together to further define and develop design criteria that are 
reasonable and acceptable.  A retrofit project is recommended to address existing deficiencies 
in storm water control.  At a minimum, new controls shall ensure that stormwater does not 
adversely impact coastal water quality and marine resources. Additionally, Best Management 
Practices (BMP’s) and pollution control devices such as oil and water separators will be 
utilized where feasible to minimize pollution impacts to the natural water systems.   
 
 

6. Suggested Modifications to 5th paragraph on page 17 (Runoff & Sediment Control): 
 
The County of San Luis Obispo Department of Public Works retains authority over 
stormwater systems in the community.  Arroyo Grande Creek is the major receptor of runoff 
in the Oceano area.  The channel was designed to accommodate runoff from the community.  
Recent heavy rainfall years and subsequent maintenance problems have resulted in an 
estimated 85% reduction in capacity of the channel.  The County Public Works Department 
has proposed to dredge the channel to restore its design capacity, but efforts have been 
hampered by restrictions on dredging in wetland environments.  The lack of capacity in this 
system makes runoff and sediment control in the community more important.  The channel 
broke during a heavy rainfall in March 2001 and caused several hundred thousand dollars 
damage.  Most recently, the Coastal Commission has permitted sediment removal from 
isolated pockets within the creek channel.  The coastal development permit approval requires 
the County to perform a comprehensive runoff and sediment control analysis that evaluates 
alternatives to sediment dredging. 

 
7.  Suggested Modification to last paragraph starting on page 29 (Concept Plan for Pier Avenue – 

Goals for the Area): 
 

For the foreseeable future, this area will continue to be the gateway to the beach for vehicles.  
As long as that is the case, there will be large volumes of recreational vehicles on Pier 
Avenue.  Pier Avenue should be developed with visitor serving uses and provide 
accommodations for tourists to the area.  This area provides one of the few access points to 



SLO Major LCPA 1-02 (Oceano Specific Plan) stfrpt 8.21.2003.doc 
Page 7  

California Coastal Commission 
 

this twenty plus mile stretch of beach on the central coast.  Parking should be improved and 
expanded to allow for more pedestrian use of the beach.  In addition, sidewalks and remote 
parking should be enhanced so it is easier to park further away and walk to the beach.  
Future plans for expansion of parking lots north of Pier Avenue must recognize the existence 
of sensitive dune habitats in those locations.  Approval of plans will be subject to conditions 
that Parking lot expansions shall include measures to ensure protection of the dunes 
consistent with all LCP resource protection policies. 

 
 
8. Delete the graphic depicting the Pier Avenue Conceptual Plan (Concept Plan for Pier Avenue- Exhibit). 

 
 

9. Suggested Modification to last paragraph on page 33 (Pedestrian Connections to the Beach – Creek to 
Beach Trail): 
 
Getting to the beach on foot from the Downtown is daunting.  The long way is up over the 
railroad bridge to Pier Avenue along a heavily traveled route.  The short cut eventually gets 
you to the dike along Arroyo Grande Creek down to the beach in front of Strand.  This way 
is the preferred approach for the community, but has several impediments.  The traveler 
must cross Highway 1, cross railroad tracks, walk along undefined road edges through an 
industrial packing plant, and navigate several turns before making it to the dike on Arroyo 
Grande Creek.  The Specific Plan proposes more defined access through signage and paving 
which will be usable by pedestrians, bicycles, and horses.  Access could be developed in 
conjunction with the Juan Bautista de Anza Trail and the Arroyo Grande Creek trail (of 
which this would be a part) proposed in the County Trails Plan and shown in the graphic 
above.  Access across airport property may require an easement.  New access routes must be 
sited and designed to avoid impacts to coastal resources, such as coastal streams and riparian 
areas, wetlands, and dunes. 
 

 
10. Suggested Modification to the first paragraph on page 34 (Pedestrian Connections to the Beach – Strand 

Avenue & Pier Avenue): 
 

The County holds a 60-foot right of way (mapped as Strand Avenue) on the west side of the 
Oceano Beach tract (parallel to and west of the existing homes along Strand Way).  This area 
is currently inundated with wind-blown sand.  According to personal accounts, the area was 
maintained through sand removal efforts until the early 1990’s.  Sand currently intrudes onto 
private property in the area and efforts to continue sand removal/maintenance by getting 
required permits have proven difficultThe community would like a walkway, similar to Pismo 
Beach, which offers safe passage for pedestrians and a means to control sand.  

 
 
11. Suggested Modification to 2nd paragraph on page 35 (Oceano Lagoon Complex): 

 
The County’s existing San Luis Bay Area Plan addresses the lagoon in its discussion of 
planning area programs and standards.  The Oceano Lagoon provides an environmental 
centerpiece for the western part of Oceano and is surrounded by County parkland, State 
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property, property owned by the Airport and sewer treatment plant and private citizens.  
Because of the tremendous nutrient load it must bear, it has a eutrophic environment that 
reduces water quality and supports increasing numbers of mosquitoes. Therefore, it is 
important that new development in this area be carried out in a manner that will maintain, 
enhance, and where feasible restore the biological productivity and water quality of the 
Oceano Lagoon Complex. 

 
 
12. Suggested Modification to the definition of “Standard” on page 37: 
 

Standard: a mandatory requirement of development.  Standards are incorporated into the 
Land Use Ordinance. 

 
 
13. Suggested Modification to the 3rd and 5th bullet of Program #3 on page 38 (Public Improvements –Runoff 

& Sediment Control): 
 
3. Runoff & Sediment Control.  In addition to the drainage retrofit plan, above, the following 
best management practices should be utilized where feasible: 

• Amend LCP to iInclude standards for storm drainage as recommended in the 
California Storm Water Best Management Practices Handbook,   

 
 
14. Suggested Modification to Program #6 on page 39 (Public Improvements – Sand Maintenance): 

 
6. Sand Maintenance.  Allow for the removal of sand from roadways and residences near the 
shore in areas where the use of vegetative cover and/or other sand stabilization techniques 
have not been adequate to maximize access and recreation activities and protect dune 
habitats.  Work with the Coastal Commission to develop the appropriate approach, establish 
agency responsibility and obtain the necessary permits.    
 

 
15. Suggested Modification to Guideline #7 and Standard #8 on page 39 (Residential Development – Single 

Family Guidelines and Multi Family): 
 
7. Single Family Guidelines.  Implement the Oceano Specific Plan’s design guidelines for 
residential development.  Encourage mixed uses on the north side of Ocean Street between 
15th and 17th Streets and on the north side of Beach Street between 17th and 19th Streets. 
 
8. Multi-family.  Change the density of multi-family residential to 15 dwelling units per acre 
throughout Oceano.  Implement the design guidelines. Encourage mixed uses on the north 
side of Ocean Street between 15th and 17th Streets and on the north side of Beach Street 
between 17th and 19th Streets. (Note: Assessor Parcel No. 062-086-003 should be modified 
from CR to RMF) 
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16. Suggested Modification to Program #9 on page 40 (Residential Development – Pier Avenue and Beach 
Area): 
 
Change from “Program” to “Standard” 
9. Pier Avenue & Beach Area.  New development within or adjacent to environmentally 
sensitive habitat areas (ESHA’s) must comply with the ESHA resource protection policies of 
the LCP.  Study empty lots in coastal habitats.  Clarify ESHA boundaries.   
 

 
17. Suggested Modifications to Program #11 on page 40 (Downtown – Downtown Conceptual Plan): 

 
11.  Downtown Conceptual Plan.  Program the future development of the Downtown in 
accordance with the conceptual plan.  This includes the change of the land use designation on 
the western side of Front Street from Industrial to Commercial Retail.  New development 
should include usable outdoor spaces, courtyards, and arcades in sunny locations.  
 

 
18. Suggested Modifications to Program #18 on page 42 (Downtown – Union Pacific Railroad Parcels – two 

alternatives):  
 

A. Double Sided Downtown.  Re-designate the parcels on the west side of Front 
Street as Commercial Retail.  Encourage development of this side of the street to 
mirror the east side.  Provide two crossings, one north of Beach Street, one south.  
Ensure development provides pedestrian access to all areas and open spaces.  
Provide public restrooms. 

B. Packing Shed Re-Use.  Re-designate the parcels on the west side of Front Street 
as Commercial Retail.  Encourage the improvement of the packing sheds for 
retail activities such as a Farmer’s market.  Provide for pedestrian crossings of 
Front Street.  Provide parking on the west side. 

 
 

19. Suggested Modifications to Program #20 on page 42 (Pier Avenue – Pier Avenue Commercial 
Development): 

 
20. Pier Avenue Commercial Development.  Provide an opportunity for the entire area north 
of Pier Avenue by the beach to be developed into a coherent commercial area with shops, 
restaurants and perhaps a hotel.  
 

 
20. Suggested Modification to Program #21 and the 7th bullet on pages 42-43 (Pier Avenue – Specific Design 

Components): 
 
Change from “Program” to “Guideline” 
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21.  Specific Design Components.  Consistent with the coastal resource protection policies of 
the LCP, implement the following components illustrated in the conceptual plan for Pier 
Avenue: 

• Landscaping  - street trees and planters 
 

 
21. Suggested Modification to Program 28 on page 44 (Pedestrian Connections to the Beach – Creek to Beach 

Trail): 
 
28. Creek to Beach Trail.  Improve the pedestrian crossing of Front Street near 
Beach Street.  Improve pedestrian access through the packing shed industrial area.  
Provide signage to Arroyo Grande Creek trail.  Maintain Arroyo Grande Creek trail 
to beach.  Provide lagoon crossing that is sited and designed consistent with all LCP 
resource protection policies. 
 

 
22. Suggested Modification to Program 29 on page 44 (Pedestrian Connections to the Beach – Strand Avenue 

& Pier Avenue Pedestrian Walk): 
 
29. Strand Avenue & Pier Avenue Pedestrian Walk.  Design, permit and construct a boardwalk or similar 
appurtenance along Strand Avenue right-of-way from Pier Avenue to the southern end of the residences.  
Construct a wall and a Add plantings to keep sand away from homes and roads. 
 
 

23. 2nd bullet page 46 (Oceano Lagoon Habitat Preservation):  Change from “Program” to “Standard” 
 

      
      24. Suggested new Standard #39 on page 46 (Industrial Area): 
  

39.  Agricultural uses shall be maintained.  Non-agricultural development on lands 
that are in, or viable for, agricultural production may only be permitted in 
accordance with LCP Coastal Plan Policies 1 and 2 for Agriculture. 
 

(The preceding “Programs” should be renumbered to reflect the added Industrial Standard above.) 
 
25. Suggested Modifications to “Note” at the end of page 47:  
 
 Note: Land Use Changes Proposed in Specific Plan 

IND to CR S.B.E PTN. PAR. 20, 872-40-6D / CR to RMF APN 062-086-003 
 
 

     26. Suggested Modifications to 2nd paragraph on page 49 (Design Guidelines): 
  

The guidelines apply to projects including additions, remodels, and new construction through 
the design review process.  A minor use permit is required for all new development in the 
Commercial Retail, Commercial Service, Industrial and Residential Multi-family land use 
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categories, unless a development plan is otherwise required.  Minor additions in the inland 
areas are not subject to this permit requirement.  See the San Luis Bay Coastal Inland Area 
Plan for details. or a discretionary land use permit.  Permit requirements are as specified in 
the Land Use Ordinance, Title 22, and the Coastal Zone Land Use Ordinance, Title 23 of the 
County code.  The design of each project (including site design, architecture, landscaping, 
signs, and parking design) will be reviewed. 
 
 

    27.  Suggested Modifications to 1st paragraph on page 72 (Plan Implementation Table): 
           The following table illustrates summarizes the implementation of the measures described 

above discussed at the beginning of Section 5.  The table identifies the types of 
implementation measures which agencies have principal responsibility for implementation, 
whether any substantial permitting or other discretionary action is required, how long it would 
take to implement, the relative cost of the measure, and its relative priority.  Of course, these 
are estimates for comparison and planning purposes. 

    
28. Suggested Modifications to the “Timing” column of the Plan Implementation Table on pages 72-74: 

 
Change Timing column to “ongoing” and the Priority column to “NA” for the following 
programs: 8, 11 thru 16, 18A, 18B, 20, 21, 33, 35A, and 38. 
 
For Program #39, change “now” to “2 years”. 
 

 
 
 
 

 
 
 
 

B. Suggested Modifications to the Proposed Amendments of the San Luis Bay Area Plan1 

1. Modify Chapter 8, San Luis Bay Coastal Area Plan, page 8-34, by deleting Communitywide Standard 3, as 
follows: 

3.  Permit Requirement. Minor Use Permit approval is required for all new construction or 
exterior alteration of existing structures where a land use permit is required by Coastal Zone 
Land Use Ordinance Chapter 3.  Unless a discretionary land use permit is otherwise required 
by the Coastal Zone Land Use Ordinance, the following development is not subject to this 
permit requirement:   

                                                 
1 The existing Oceano Urban Area Standards (Coastal) and the County’s amended version of the Urban Area Standards (Coastal) that are 

proposed to be amended by the Specific Plan, are attached to this report as Exhibit 4. 
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a. Minor exterior alterations, as well as expansions not to exceed 10 percent of the 
existing floor area, may be exempted from this requirement by the Director of 
Planning and Building.  Such projects are still subject to other applicable 
requirements. 

b. Exterior façade remodeling and expansions that exceed 10 percent of the existing 
floor area may be approved as “minor” Minor Use Permits if they are 
determined to be categorically exempt from the California Environmental Quality 
Act by the Director of Planning and Building and are in conformance with the 
Oceano Specific Plan. 

c. New uses that are proposed to occupy existing development.  Such uses are still 
subject to other applicable permit requirements. 

d. Single-family and multi-family residences and residential accessory structures, 
and agricultural accessory structures. 

e. Where Development Plan approval is otherwise required by the Coastal Zone 
Land Use Ordinance. 

2. Add new Storm Drainage Standard 4 to the Residential Multi-Family land use category on page 8-
36 of the San Luis Bay Coastal Plan as follows: 

  4.   Storm Drainage.  All new residential development shall provide Best Management Practices 
(BMPs) to address polluted runoff, in accordance with the same drainage standards applicable to 
residential development in Avila Beach (please see Residential Standard 2 for the Avila Beach 
Urban Area). 

 
 
 
 

III. Findings and Declarations 
The Commission finds and declares as follows: 

A. Standard of Review 
The relationship between the Coastal Act and a local government’s Local Coastal Program (LCP) can be 
described as a three-tiered hierarchy with the Coastal Act setting generally broad statewide policies.  The 
Land Use Plan (LUP) portion of the LCP incorporates and refines Coastal Act policies for the local 
jurisdiction, giving local guidance as to the kinds, locations, and intensities of coastal development.  The 
Implementation Plan (IP), or zoning portion of an LCP typically sets forth zone districts and site 
regulations which are the final refinement specifying how coastal development is to proceed on a 
particular parcel.  The IP must be consistent with, and adequate to carry out, the policies of the LUP.  The 
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LUP must be consistent with the Coastal Act. 

In this case, the proposed LCP amendment will modify the LUP component of the San Luis Obispo County 
LCP.  Thus, the standard of review for the amendment is consistency with the Coastal Act. 

B. Proposed LCP Amendment 
Setting: Oceano Area 
Oceano is a coastal community located in the southern portion of San Luis Obispo County.  The community 
of Oceano is located on the west and east sides of Highway One, south of the City of Grover Beach and 
northwest of the community of Nipomo, approximately midway between San Francisco and Los Angeles.  
The character of this town is accurately described on Page 1 of the Specific Plan as “a small, 
unincorporated coastal agricultural community surrounded by farm fields, the magnificent dunes and the 
Pacific Ocean.”  Distinctive features of Oceano and the surrounding area include the Oceano Lagoon, 
Arroyo Grande Creek, Oceano Airport, the historic Oceano Depot, and the popular Oceano Dunes State 
Vehicular Recreation Area, serving over 1 million visitors per year. 

Amendment Description: Oceano Specific Plan 
The planning area covered by the Specific Plan is defined by the Oceano Community Services District 
boundary (shown on page 4 of the Specific Plan).  Highway One and the Union Pacific Railroad tracks 
generally bisect the planning area.  A portion of planning area is within the Coastal Zone and is within the 
jurisdiction of the California Coastal Commission.  This area is located to the west of the Union Pacific 
railroad tracks.  A portion of the area within the Coastal Zone is also subject to Coastal Development 
approval by the California Coastal Commission.  For new development in this area, the California Coastal 
Act provides the standards for project review.  A map of the Coastal Zone Boundary can be found on page 
10 of the Specific Plan.  A map (Appendix D) of the Specific Plan shows the area within the Coastal 
Commission’s original permit jurisdiction. 

This amendment is to the San Luis Bay Area Plan component of the LUP, which covers the south central 
part of the San Luis Obispo County coast from Point Buchon and Montaña de Oro on the north to the 
Nipomo Mesa on the south.  As submitted, the amendment would revise the Planning Area Standards 
applicable to community of Oceano currently contained in the San Luis Bay Area Plan by incorporating the 
Oceano Specific Plan.  Complementary with the LCP’s Coastal Plan Policies and Coastal Zone Land Use 
Ordinance (CZLUO), the Specific Plan provides additional programs, guidelines, and standards with 
which new development in the area must comply. 

Major components of the plan include the creation of a pedestrian boardwalk along the back dune area of 
the beach to promote coastal access and provide sand stabilization; a provision for a “Creek to Beach” 
trail that will connect the town center to the beach area; construction of parking and pedestrian/bicycle 
friendly improvements along Pier Avenue; and the establishment of detailed design aesthetic and 
development standards intended to retain the “small-scale” agricultural character of the town.  Other 
objectives of the plan include: improving the streetscape; circulation and infrastructure of the town; 
providing a mix of commercial uses that appeal to local residents and tourists; and protection of sensitive 
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dune and wetland resources that define the community. 

The Specific Plan is attached to this report in its entirety as Exhibit 5.  

C. Coastal Act Consistency 
The Chapter 3 Policies of the Coastal Act provide the standard of review for proposed amendments to 
certified Land Use Plans (LUPs; in this case, the San Luis Bay Area Plan component of the San Luis 
Obispo County certified LUP).  The following sections of this report analyze the consistency of the 
proposed amendment with Chapter 3 requirements according to issue area, and explain why suggested 
modifications are necessary to bring the amendment into conformance with these standards. 

In general, the Plan provides direction for the Oceano area.  Design guidelines, programs, and standards 
are incorporated into the Plan for the purpose of guiding Oceano, over time, into a small-scale coastal 
community attractive to residents and visitors. The Plan would generally help to further LCP and Coastal 
Act objectives for maximizing coastal access and providing appropriate upland support facilities directed 
towards coastal zone visitors and all users. It serves to enhance Oceano as a unique coastal community.  
However, there are some Coastal Act issues that need to be addressed. 

Technical Clarifications 

1. Relationship of Plan to LCP 
Several locations in the Oceano Specific Plan describe the relationship of the Plan to the LCP.  In some 
areas it is not explicitly clear that consistency with all LCP policies and ordinances is required. The 
introductory text (“How the Plan will be Used”) is unclear in this regard, and only minimally details the 
connection between the Plan and the rest of the County’s LCP.  Fortunately, clarifying language can be 
inserted to address these issues and cross-reference the LCP in appropriate locations (See suggested 
modifications 1, 3, 12, and 19). 

 

2. Plan Implementation Table 
On page 72 of the plan, programs, guidelines, and standards are summarized in an Implementation Table.  
The table refers to the types of implementation measures included in the Plan, which agencies have 
principal implementation responsibility, permitting requirements, timing, cost, and the overall degree of 
priority. While this table is helpful in presenting the implementation programs, guidelines, and standards, 
it appears that some internal reference inconsistencies need to be corrected.  For example, some measures 
listed in the text of the Plan call for implementing “programs,” while the table reflects the same measure 
as a “standard,” and vise versa.  This is potentially misleading for readers looking to use the table as a 
quick reference.  Thus, a number of corrections are proposed to maintain internal consistency between the 
Plan and the Implementation Table.  (See suggested modifications 16, 20, 23, 27, and 28).  A comparison 
of the table to the text of the plan show inconsistencies in measures #3, #4, #9, #21, and #35 (D & E). 
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3. Changes to Land Use Designations 
The original Oceano Specific Plan submittal referenced to two land use changes.  Following the submittal 
it was learned that these zone changes have already been accomplished.  Both of the proposed changes 
occur outside of the Coastal Zone and would not have significant impacts to land use priorities prescribed 
by the Coastal Act.  In order to clarify this point, staff has recommended that reference to these changes be 
deleted from the text of the Plan.  (See suggested modifications 15, 17, 18, and 25). 

 4. Permit Requirements 
On page 8-34 in Chapter 8 of the San Luis Bay Coastal Area Plan, the County has proposed a modification 
to Communitywide standards dealing with “Permit Requirements” for new development in the coastal area 
of Oceano.  In sum, the new standard spells out the type of permit that is required and includes exemptions 
for some types of “minor” developments.  The intent of the modification is to require discretionary land 
use approval for new development projects that would otherwise be exempt under the LCP, or do not rise 
to a level of significance that would trigger discretionary land use approval.  However, the Commission 
finds that this language is confusing and unnecessary because nearly all new development in the coastal 
area of Oceano is appealable to the Commission, and therefore would always trigger a discretionary land 
use permit (Minor Use Permit or Development Plan) unless specifically exempted by statute.  Rather than 
include the language as proposed by the County and run the risk of confusing readers, Staff is 
recommending that the language be deleted in its entirety.  This will not change or lower the thresholds of 
permit review requirements in any way, but would eliminate areas of potential confusion (See suggested 
modification B (1) on page 13 of this report). 

1.  Public Access and Recreation 
a. Applicable Coastal Act Policies 
Coastal Act Sections 30210 through 30214 and 30220 through 30224 specifically protect public access 
recreation, such as the visitor access to and through Oceano. In particular:  

Section 30210: In carrying out the requirement of Section 4 of Article X of the California 
Constitution, maximum access, which shall be conspicuously posted, and recreational 
opportunities shall be provided for all the people consistent with public safety needs and the 
need to protect public rights, rights of private property owners, and natural resource areas 
from overuse. 

Section 30211: Development shall not interfere with the public's right of access to the sea…. 

Section 30212(a): Public access from the nearest public roadway to the shoreline and along 
the coast shall be provided in new development projects… 

Section 30213: Lower cost visitor and recreational facilities shall be protected, encouraged, 
and, where feasible, provided. Developments providing public recreational opportunities are 
preferred. 

Section 30221: Oceanfront land suitable for recreational use shall be protected for 
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recreational use and development unless present and foreseeable future demand for public or 
commercial recreational activities that could be accommodated on the property is already 
adequately provided for in the area. 

Section 30223: Upland areas necessary to support coastal recreational uses shall be reserved 
for such uses, where feasible. 

In addition, Section 30252 requires that public access to the coast be maintained and enhanced, and 
addresses non-automobile circulation and parking for visitors. 

Section 30252. The location and amount of new development should maintain and enhance 
public access to the coast by (1) facilitating the provision or extension of transit service, (2) 
providing commercial facilities within or adjoining residential development or in other areas 
that will minimize the use of coastal access roads, (3) providing non automobile circulation 
within the development, (4) providing adequate parking facilities or providing substitute means 
of serving the development with public transportation, (5) assuring the potential for public 
transit for high intensity uses such as high-rise office buildings, and by (6) assuring that the 
recreational needs of new residents will not overload nearby coastal recreation areas by 
correlating the amount of development with local park acquisition and development plans with 
the provision of onsite recreational facilities to serve the new development. 

Coastal Act Section 30250 (a) and (c) provide siting direction for visitor-serving commercial 
development, such as that associated with the Oceano Specific Plan: 

Section 30250(a). New residential, commercial, or industrial development, except as otherwise 
provided in this division, shall be located within, contiguous with, or in close proximity to, 
existing developed areas able to accommodate it or, where such areas are not able to 
accommodate it, in other areas with adequate public services and where it will not have 
significant adverse effects, either individually or cumulatively, on coastal resources. … 

Section 30250(c). Visitor-serving facilities that cannot be located in existing developed areas 
shall be located in existing isolated developments or at selected points of attraction for 
visitors. 

b.  Analysis 
In addition to being a popular destination for coastal access and recreation, Oceano is a unique small- 
scale coastal community.  Thus, the Specific Plan needs to address the needs of residents and tourists 
alike.  These needs are emphasized in the Plan’s vision and goals, standards, and implementation 
recommendations, which provide direction to mold Oceano into an attractive small-scale community for 
residents of the neighborhoods that make up Oceano and to visitors enjoying the special coastline and 
State Park here. 

To carry this vision forward, the Specific Plan calls for numerous streetscape, circulation, and parking 
infrastructure improvements, and proposes conceptual designs for high use visitor-serving commercial 
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areas.  The Plan identifies two main commercial areas 1) the Downtown area, located inland of the 
railroad tracks (and outside of the coastal zone); and 2) the Pier Avenue commercial corridor, (within the 
coastal zone), as the main access hub to the popular State Vehicular Recreation Area.   

Within the commercial retail areas of Pier Avenue, the Specific Plan provides for additional visitor-
serving commercial and recreational activities near the oceanfront.  Specifically, the Plan provides for 
improving bicycle and pedestrian access, encouraging the development of Pier avenue with visitor serving 
uses, and providing accommodations for tourists, including shops, restaurants, and overnight hotels.  
Consistent with the Coastal Act, these commercial and recreational activities will not be developed at the 
expense of agriculture or a coastal dependant industry.  

c.  Conclusion 
As submitted, the Oceano Specific Plan is consistent with Coastal Act Public Access and Recreation 
policies.  Implementation of it should lead to enhancement of the Downtown and Pier Avenue beach area 
as an attractive visitor-serving destination, and by extension, enhancement of public access and 
improvements in this special area of the coast.  Thus, the Plan includes provisions that carry out the 
intention of the Coastal Act, including a number of provisions intended to improve the efficiency of public 
access and recreation opportunities in the coastal zone. 

2.  Marine Resources and Water Quality 
 

a.   Applicable Policies 
 

Section 30230.  Marine resources shall be maintained, enhanced, and where feasible, restored.  
Special protection shall be given to areas and species of special biological or economic 
significance.  Uses of the marine environment shall be carried out in a manner that will sustain 
the biological productivity of coastal waters and that will maintain healthy populations of all 
species of marine organisms adequate for long-term commercial, recreational, scientific, and 
educational purposes. 

Section 30231.  The biological productivity and the quality of coastal waters, streams, 
wetlands, estuaries, and lakes appropriate to maintain optimum populations of marine 
organisms and for the protection of human health shall be maintained and, where feasible, 
restored through, among other means, minimizing adverse effects of waste water discharges 
and entrainment, controlling runoff, preventing depletion of ground water supplies and 
substantial interference with surface water flow, encouraging waste water reclamation, 
maintaining natural vegetation buffer areas that protect riparian habitats, and minimizing 
alteration of natural streams. 

b.  Analysis 
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The Oceano Specific Plan provides a unique opportunity to incorporate new information and knowledge regarding 
coastal water quality protection and polluted runoff into the LCP.  In addition to taking advantage of this 
opportunity, the Specific Plan must address the potential impact that permitted development may have on marine 
resources and water quality.  The Oceano Lagoon, Meadow Creek, and the Arroyo Grande Creek beach lagoon are 
all valuable marine resource that have the potential to be impacted by redevelopment. 
 
Urban Runoff     
Both state and federal authorities have identified urban runoff as a major source of pollution adversely affecting the 
biological and beneficial uses of California’s waters.   Urban runoff also contributes to numerous beach closures in 
California each year, jeopardizing pubic health and limiting coastal access.  Urban runoff from Oceano infiltrates 
sandy soils or is discharged into lagoon and creek areas and directly to the beach.  It is extremely difficult and 
expensive to control the composition of urban runoff discharges through conventional wastewater technologies.  
Therefore, it is critical that measures to control the sources of pollutants be implemented before the pollutants are 
actually discharged into the storm drain system. 
 
Oceano generally lacks well-planned storm drains and pollution control infrastructure.  One of the main goals of this 
Plan is to institute a programmatic approach to address existing deficiencies in public stormwater control.  In 
addition, Standard #3 on page 38 of the Plan requires that best management practices (BMP’s), as recommended in 
the California Storm Water Best Management Practices Handbook, be utilized to address water quality impacts from 
polluted runoff and sedimentation.  Combined, these measures should help reduce the amount of pollutants 
contained in runoff from the rebuilt streets and parking lots.  The intent of this standard has been reiterated with 
suggested modifications #5 on page 17 and #13 on page 38 of the Plan. 
 
Commission staff has been in ongoing discussions with the County on this issue, and great strides have been taken in 
the past to address water quality impacts from all urban development.  In June 2001, an Areawide Comprehensive 
Watershed Management Program was included in the LCP’s San Luis Bay Area Plan, and updated drainage 
requirements were established for the Avila Beach Urban Area.   The County, through the LCP Periodic Review 
process is working towards incorporating new information and technologies regarding water quality and polluted 
runoff into the LCP that will apply countywide.  In the mean time, it is critical that updated area plans and new 
Specific Plans include state of the art water quality protection measures.  Towards this end, the County has 
proposed a new drainage requirement for commercial development in Oceano (New Commercial Retail Standard 
#5).  While the standard seeks to address some potential sources of urban runoff, this is problematic because other 
private development such as multi-family residences and industrial structures are not included.  As proposed, the 
Coastal Act policies protecting marine resources and coastal water quality have not been met. 
 
The Specific Plan lacks provisions that require new private development to prevent polluted runoff. Such runoff has 
the potential to contribute sediments and urban contaminants (e.g., fertilizers, herbicides, heavy metals, 
hydrocarbons) that can have a deleterious affect on coastal water quality and marine habitats.  Also absent from the 
Specific Plan is a coordinated approach towards monitoring, maintaining, and improving the facilities and natural 
elements that protect water quality on the watershed level. Water quality within Oceano cannot be protected without 
managing inland development and land uses, including the implementation of similar water quality management 
measures for all development throughout the watershed.  Consistent with this approach, the Commission recently 
permitted sediment removal in Arroyo Grande Creek that was conditioned to include a comprehensive analysis of 
runoff and sedimentation in the Arroyo Grande Creek watershed.  This program is intended to be the start of new 
effort aimed at protecting marine resources and restoring coastal water quality of Arroyo Grande Creek (See current 
detail presented through modification #6 on page 7 of this report). 
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To address these concerns, a new drainage requirement has been added to the San Luis Bay Area Plan (See 
suggested modification B (2) on page 13 of this report).  The suggested modification adds a drainage Standard for 
residential multi-family development in Oceano, that cross-references the standard established for residential 
development in Avila Beach.  Only with this modification will the proposed amendment carry out Coastal Act 
Section 30230 and 30231. 
 

 c.  Conclusion 
With the suggested modifications to address marine resources and polluted runoff, the amendment is consistent with 
Coastal Act Sections 30230 and 30231. 
  

3.  Environmentally Sensitive Habitat Areas 
a.  Applicable Policies 
 

Section 30231.  The biological productivity and the quality of coastal waters, streams, 
wetlands, estuaries, and lakes appropriate to maintain optimum populations of marine 
organisms and for the protection of human health shall be maintained and, where feasible, 
restored through, among other means, minimizing adverse effects of waste water discharges 
and entrainment, controlling runoff, preventing depletion of ground water supplies and 
substantial interference with surface water flow, encouraging waste water reclamation, 
maintaining natural vegetation buffer areas that protect riparian habitats, and minimizing 
alteration of natural streams. 

Section 30240. (a) Environmentally sensitive habitat areas shall be protected against any 
significant disruption of habitat values, and only uses dependent on those resources shall be 
allowed within those areas.  (b) Development in areas adjacent to environmentally sensitive 
habitat areas and parks and recreation areas shall be sited and designed to prevent impacts 
which would significantly degrade those areas, and shall be compatible with the continuance of 
those habitat and recreation areas. 

b.  Analysis 
The Oceano planning area contains a variety of coastal habitats.  These areas are generally associated 
with Meadow Creek, Oceano Lagoon, Arroyo Grande Creek, and the Oceano Dune Complex.  Coastal Act 
section 30231 requires that the biological productivity of these areas be protected, and where feasible 
restored.  The California Department of Parks and Recreation (DPR) operates the Oceano Dune State 
Vehicular Recreation Area (ODSRVA) immediately adjacent to the study area.  As such, Coastal Act 
Section 30240(b) requires that development be sited and designed to prevent impacts that would 
significantly degrade this area. 

The Plan places a Sensitive Resource Area combining designation over the Oceano Lagoon to protect 
sensitive wetland resources.  The combining designation acts as a regulatory “overlay” to the land uses 
allowed and adds additional sensitive resource protection.  However, the Combining Designation map 
(Appendix G) does not accurately delineate the full range of Sensitive Resource Areas.  For example, 
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wetland habitats in the vicinity of Palace Avenue and the airport are not included on the maps.  The 
Specific Plan should be accompanied by an update to the maps.  Without an update to the maps, suggested 
modifications make it clear that new development must comply with the sensitive habitat protection 
policies of the LCP based on the resources that exists on the ground, not as mapped in the appendix to the 
Plan (See suggested modifications 3, 4, 7, 11, 16, and 20).  Furthermore, the Plan graphically depicts dune 
and wetland habitat areas in a conceptual drawing.  This is problematic in that it understates the spatial 
extent of dune habitat areas in areas north of Pier Avenue.  Due to the confusion that this may cause 
readers looking to the Plan for direction, the graphic is deleted from the document through suggested 
modification 8. 

The Plan establishes opportunities for new public access connections to the beach.  In Oceano, getting to 
the beach from Downtown is difficult.  The long way takes pedestrians over the railroad bridge to Pier 
Avenue along a heavily traveled route.  Many use the Arroyo Grande Creek levee as a short cut to the 
beach in front of Strand Avenue.  To better define this access, the Specific Plan explores a “Creek to 
Beach Trail” that would include signs, path improvements, and a bridge over the lagoon.  While the new 
trail would provide an overall benefit to coastal access and recreation, it must be sited and designed 
consistent with sensitive resource protection policies.  Of particular concern is the crossing to be 
developed over sensitive wetland habitat area.  Creek crossings in wetland areas often necessitate 
vegetation removal and ground/channel disturbance.  Should a lagoon crossing be entertained in this area, 
it is critical that impacts to wetland and riparian habitat be avoided.  The suggested modifications (9 and 
21) emphasize this point. The Plan also prescribes development of a pedestrian walkway along the rear 
dune area of Strand Avenue.  Similarly, suggested modifications emphasize the need to protect ESHA and 
adjacent recreational resources (See suggested modifications 10, 14, and 22). 

c. Conclusion 
Modifications to the Specific Plan described above are needed to ensure ESHA protection.  These 
modifications ensure ESHA and parks and recreation areas will not be adversely impacted by new 
development.  As modified, new development in these areas will be carried out in a manner that will 
maximize access and recreation activities and protect sensitive coastal habitat consistent with the Coastal 
Act Sections 30231 and 30240. 
 

4. Agriculture 
a. Applicable Policies 

Section 30241. The maximum amount of prime agricultural land shall be maintained in 
agricultural production to assure the protection of the areas agricultural economy, and 
conflicts shall be minimized between agricultural and urban land uses through all of the 
following: 

(a) By establishing stable boundaries separating urban and rural areas, including, where 
necessary, clearly defined buffer areas to minimize conflicts between agricultural and 
urban land uses. 



SLO Major LCPA 1-02 (Oceano Specific Plan) stfrpt 8.21.2003.doc 
Page 21  

California Coastal Commission 
 

(b) By limiting conversions of agricultural lands around the periphery of urban areas to the 
lands where the viability of existing agricultural use is already severely limited by conflicts 
with urban uses or where the conversion of the lands would complete a logical and viable 
neighborhood and contribute to the establishment of a stable limit to urban development. 

(c) By permitting the conversion of agricultural land surrounded by urban uses where the 
conversion of the land would be consistent with Section 30250. 

(d) By developing available lands not suited for agriculture prior to the conversion of 
agricultural lands. 

(e) By assuring that public service and facility expansions and nonagricultural development 
do not impair agricultural viability, either through increased assessment costs or degraded 
air and water quality. 

(f) By assuring that all divisions of prime agricultural lands, except those conversions 
approved pursuant to subdivision (b), and all development adjacent to prime agricultural 
lands shall not diminish the productivity of such prime agricultural lands. 

Section 30242.  All other lands suitable for agricultural use shall not be converted to 
nonagricultural uses unless (l) continued or renewed agricultural use is not feasible, or (2) 
such conversion would preserve prime agricultural land or concentrate development consistent 
with Section 30250.  Any such permitted conversion shall be compatible with continued 
agricultural use on surrounding lands 

Section 30250.  (a) New residential, commercial, or industrial development, except as 
otherwise provided in this division, shall be located within, contiguous with, or in close 
proximity to, existing developed areas able to accommodate it or, where such areas are not 
able to accommodate it, in other areas with adequate public services and where it will not have 
significant adverse effects, either individually or cumulatively, on coastal resources.  In 
addition, land divisions, other than leases for agricultural uses, outside existing developed 
areas shall be permitted only where 50 percent of the usable parcels in the area have been 
developed and the created parcels would be no smaller than the average size of surrounding 
parcels.  (b) Where feasible, new hazardous industrial development shall be located away from 
existing developed areas. (c) Visitor-serving facilities that cannot feasibly be located in 
existing developed areas shall be located in existing isolated developments or at selected points 
of attraction for visitors. 
 

b. Analysis 
Coastal Act Section 30242 requires that lands suited for agricultural use shall not be converted to non-
agricultural use unless (1) continued or renewed agricultural use is no longer feasible, or (2) such 
conversion would preserve prime agricultural land or concentrate development consistent with Section 
30250.  Agriculture is a priority land use in the County’s coastal zone, and the same applies to Oceano.  
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The Plan identifies a large parcel in the southern portion of the planning area designated Industrial, which 
is currently in agricultural operation. As stated on page 36 of the Specific Plan, “Any proposal to develop 
these parcels will run contrary to those [Coastal Act] policies.”  However, the Plan seeks to retain the 
underlying industrial designation with the idea that future conversion to industrial/mixed use will be 
pursued.  In this case, operational conflicts should be resolved in favor of maintaining such agricultural 
operations, and measures must be adopted to ensure that this is the case, and that conversion of 
agricultural land to lower priority uses is avoided.   

Recognizing the Specific Plan’s allowance for conversion of this site to non-agricultural operations, 
Suggested Modification 24 adds a new Standard to ensure that future non-agricultural development does 
not diminish agricultural viability and/or productivity. 

c. Conclusion 
The Specific Plan maintains industrial zoning on agricultural land currently used for irrigated agricultural 
production.  It is vital to the County and the Oceano community that such agriculture is preserved and 
allowed to flourish.  As approved by the County, there are unresolved issues related to the possible 
conversion of these agricultural lands.  With the added standard, the Specific Plan is consistent with the 
agriculture policies of the Coastal Act. 
  

D. California Environmental Quality Act (CEQA) 
 
The Secretary of Resources has certified the Coastal Commission’s review and development process for 
Local Coastal Programs and amendments as being the functional equivalent of the environmental review 
required by CEQA.  Therefore, local governments are not required to undertake environmental analysis on 
LCP amendments, although the Commission can and does use any environmental information that the local 
government has developed.  In this case the County approved an EIR for the Specific Plan/LCP 
amendment. Staff has used this information in the analysis of the amendment submittal, and has identified 
additional measures that need to be incorporated into the amendment in order to avoid adverse 
environmental impacts.  These measures are embodied in the suggested modifications to the County’s 
amendment submittal.  With these changes, approval of the amendment complies with the California 
Environmental Quality Act because as modified, the amendment will not have significant environmental 
effects for which feasible alternatives or mitigation measures have not been employed.   

 


